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Section IV. pPOLTICY RECOMMENDATIONS

Introduction

The following paragraphs provide a synopsis of issues and problems to

be addressed in commercial revitalization {in Esgex. They recommend

specific policies, programs and techniques that the County and EDCO should
censider for implementation; many of these steps have already been
completed in Essex, and progress to date will be noted. Most of these
recommendations are aimed towards retailing;
de

while the retail function js

~emphasized in the proposed multi-purpose strategy for the CBL, there iz
still a pressing need for asgistance to small businesses and merchants.
The recommendations are grouped under three headings, according to the

types of actlon that are needed for commercial revitalization:

1. improvements to the streetscape and public places
2. suppert for improvements to private property
3. azsistance with business development and promotion

Improvements To Tha Streetacaps and Public Flaces

Ezgex ieg well-along in making streetscape improvements in the CBD core

-— the 400 and 500 blocks of Eastarp Avenue. Present need is to complete

the 500 block and to shift the focus to the 0 to 300 blocks,

above.

as noted
Activities and projaects have been Buccessfully targeted to correct
some of the major physical deficiencies that limit

the older commercial center,

the competitivenesgs of

Among the most persistent of thosa

deficiencies are: poor visual appearance, and an accompanying unfavorable

image in the eyes of shoppers and the community at large; signes of
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deterioration to structures and public improvements; lack of proper

maintenance to both Public and private properties; and absence af adeguate

public facilities for users of the Areas, such as accessible parking and

signages, kiosks, ete.) to direct vigitors to
destinations and Parking lots,

informational davices (maps,

Little can be done to alter the land uge Pattern and conflguration of

structures on the land in most of Esgex, The functionally inefficient

development pattern in terms of arrangement of streets, Properties, and

structures on the land; this is reflected in the inakility of shopper= to

move easily between stores, and in the difficulty faced by drivers trying

to move through and within the area. Thusg, increasing the appeal and

functionality of these older structures must be accomplished through

heautification, informational deviceg,
buildings,

upgraded exteriors and interiors of

and better control of traffie in streets and in parking lots,

While Essex is making headway in these Areas, there are initiatives

the County could take to assist loeal revitalization efforts,
from the County should

that Support

come from specific actions, rolas, tasgks, and

techniques such as:

o the granting of high pricority in the County capital
Improvement Program to ¢ritical publie bProjects for
revitalization;

] accept responsibilit

¥ for funding of those projects
through exigting County sources, including the

Community Development Block Grant Program and General
Fund appropriations;

=] consider ag well the financing of publiec improvements
and beavtification Projects through bonds, most likely
to be general obligation bonds, but also possibly tax
anticipation, special assessment, or other revenue

bonds for unusual major projects with identifiable
Private sector impacts;

- -
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o alternative technieques for recouping public
lovestments, such as: the levying of special
assessments for beneficiaries of those public
improvements programs in designated districts; and tax
increment financing to pay for public improvements;

o establish an easement program to permit County
improvements on private property when =ufficient public
land for key public improvement or beautification
projecte is not available; sale-lease back might be
appropriate when extensive private use of that property
is needed. (At present Baltimore County can extend
public beautification activity to private property with
the permission of the owner.)

Improvements To Private Property

Private businesses and property owners should bear the greater share
of the cogts of the revitalization of dewntown Essex. This is quite
broper, as those businesses and owners alresady have substantial investments
sunk in these properties and enterprises; they will have the chief
responsibility for bringing about the return of the commercial area to a
more competitive positiony and they will reap the monetary benefits of that
increased competitiveness. While significant strides have been made in
improving private propecty in the Essex CBD ~-— notabkly facades and

streetscapes —— some areas of concern that remain are:

o Parking lots are almost uniformly bare and uninviting
and need landscaping to peripheries. Some are in need
©f paving and striping. Most large parking lots would
be significantly enhanced, and traffic flow improved,
by the creation of well-landscaped islands at light and
sign pylons and at entrances. County lots no less than
Private lots in Essex could benefit from such
improvements.
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= There are unigue problems throughout the area that
should be remedied, such as: removal of merchandise
display and storage from walks and parking lots;
removal of materials, stored automoebiles, and dumpsters
from highly visible locations; screening and huffering
of refuse and other utility areas; and proper care of
landscaped areas, unused portions of parcels, and
vacant lets. (Many of these problems can be addressed

adequately simply by enforcement of existing zoning
regulations,)

In many instances the County's low interest loan program has been
instrumental in facilitating the making of facade and other structural
improvements in the Essex CBD. In other instances, however, this program
has not provided encugh of an incentive to overcome the considerable
reticence among many merchants and pProperty owners to take on debt or to
become involved in what are seen as bureaucratic programs. A casualty. in
this faillure to achieve more extensive utilization of the County program

has been the inability to institute design standards or controls in facade

improvements in the CBD.

At present compliance to design guidelines in Essex {and in other
revitalization areas in Baltimore County) i= voluntary. It is likely that
the array of financial and other incentives may have to be broadened
congiderably to gain acceptange of mandatory design controls, yet such
¢ontrols are needed to achieve and to safeguard the public and private
investmants that have already been made. Tools now uszed by Baltimore
County, and other techniques the County should consider adding to its
arsgenal of revitalization tools and incentives to leverage private

invegtments and cooperation, are summarized below:

o Financial incentives to induce private investment
should be considerad by the County to include (in
addition to direct low-interest loans): blended-rate
loans combining conventicnal and low-interest loans;
buy-down of commercial interest rates; guarantees of
commercial loang; reduced processing costs to lenders
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through lean packaging; and reduced risks to lenders
through poocling of loans; (Baltimore County currently
has a blended rate revolving loan fund for Froperty
improvements);

The west appropriate sourese of funda for finapcial
incentives is the County's Community Development Block
Grant, channeled through a regponsible local lead
organization for commercial revitalization, although
general fund appropriations could be utilized;
(Baltimore County uses CDBG funds to capitalize a
revolving loan fund to finance direct low-interest
loans for revitalization of Private property when
conventional financing is not available or feasible);

Whenever possible, the active involvement of loecal
lending institutions should ba sought, using technigues
such as those listed above to reduce risks and
processing costs to those institutions when necessary
to secure their services at rates borrowers can afford;

Financial incentives to induce private investment
should be considered by the County to include: direct
low interest loans; blended-rata loang combining
conventional and low interest loang; buy-down of
commercial interest rates; guarantees of commercial
loans; reduced pProcessing costs to lenders threugh loan

pPackaging; and reduced risks to lenders through rooling
of locans;

Tax abatement is g technigue of reducing total costs of
improvements to busine=zces and owners, although it does
not reduce the direct cost of making or financing those
improvements; application should be limited to approved
investments in designated areas for a specified period;

The County should sesk out firma in revitalization
areas that can gualify for the Small RBusiness
Administration 504 Local Development Corporation {LDC)
bProgram loans; these loans provide up to 40 percent low
interest financing through the LDC, 5D percent at
market rate from commercial lenders, and 10 percent
equity from the borrower;
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o The County should assist owners and merchants in using
this and other SBA programs (eligibility reguirements
may exclude both larger firms and firms that are of
marginal stability); the County should ales endeavor to
provide supplemental loans or other financial
asaistance to bolster borrower “equity" for SBA loans,
where needed and permitted under SBA requlations;

o County purchase of easements can be a form of sale-
lease back for making revitalization improvements. to
private proparty; for example, the County could
purchase an eagsemant to improve the facade of a store,
then recoup its costs by leasing the imprevements back
to the store owner; when the easement expires, the
improvements pass to the ownex;

o Technical assistance can be a County contributian in
the form of services for revitalization improvements to
pPrivate property; this technical assistance conld
include planning and design activities, or assistance
in eobtaining the services of architects, engineers, or

contractors; guch assistance sheuld be available under
4 County program;

o Non-financial developmant incentives can be
inatrumental in stimulating and guiding providing
revitalization improvements in much the same way the
proffer technigue guides new development; recommended
are trade-cffs or relaxation of Planning or zoning
requirements or restrictions on signs, parking, or
other controls in order to obtain landscaping or other
improvements of desired type or quality. Claarly,
however, such trade-offs cannct be allowed to have an
adverse impact on existing conditions,

Business Development and Promotion

Business development to improve marketing, merchandising and
promotional techniques and practices must accompany a program for pPhysical

improvements for the successful revitalization of the Essex CBD, The fact

that older areas are not single entities, such as a shopping center under

one ownership, greatly complicates the implementation of a business

development program, however, sgince it requires the cooperation of s large
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number of individual owner-merchants and retail tenants at different
broperties. This places a premium on the leadership of a strong business
assoclation with a central rola in revitalization, such as EDCO, which ig
the local lead organization epearheading that effort. EDCO needs to assume
thie type of leadership in broadening its revitalization involvement from

physical improvements to now focus on business development, as well.

Types of problems and deficiencies commonly encountered in older

comnerclal areas toward which a business development program would be aimed

include:

o Poor image and lack of cleapr identity, re-enforced by
an unattractive appearance, which undermines shopper
confidence and expectation of a pleasant and suceeasful
shopping experience;

o losg of szome of the bettar merchants in traditionazl
"shoppers goods" retail lines, and an increasing

erientation to convenience goode and gervices with less
market attraction;

= increased competition from regional malls which divart
sales from the local trading area and induce come of

the more competitive local retail establishments to
relocate;

) failure of many local entrepreneurs, especially those
of the "mom and pop" variety, to keep abreast of

changing tastes, preferences and trends in teday's
retail market;

o changes in buying patterns and habits in the local area
45 the community demographic structure changes (fewer
families with children, more empty nesiers,
naticnalities, singles, young professionals);

o poor synchronization of merchants' business hours, and
poor coordination and balance of merchandise and
Bervices offered throughout the commerciazl area;

o display and advertising practices and technigues that
are inappropriate and unattractive (merchandise stacked

on sidewalks, hand-letterad aigns in windows, ete.).,
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Some merchants in Esgex are quite knowledgeakle and capable, but their
marketing and promotional efforts are not coordinated, and their
merchandising and display techniques are often fnconsistent and
incompatible. The greater need here is both for assistance in targeting
markets and gelecting merchandise (with some exceptions) and for unifying

businese activities for maximum effectiveness. Specific actions that can

be taken include:

a] selection of an area theme or motif and its use in
promotion and advertising, and in original window and
store displays and {nteriors, as well as in daesign of
exterjor improvements and public facilities;

o area wide promotional activities and coordinated
operations, such as uniform business hours, joint

advertising, special sale days, and special fetes or
fagtivals;

o development and mailntenance of directional and
informational devices throughout the area, such ag
kioskes and mounted layout maps of stores and public
destinations in the area, and the posting of current
flyers and notices in these and other prominent display
locations, such as near parking leots;

o standards for window displays and ads, and other
bermanent and non-permanent signs and display devices,
to provide quality control without undue rigidity;

o expert technical assistance, as needed, for business
cperationa of individual merchante; targeting of
markets, selection and pricing of merchandise,

advertising and display, purchasing and bookkeeping,
eto, ;

[a] market research to identify potentials (ses the
Technical Appendix to thig atudy) .
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Long—term recponsibility for area wide promotion and assistance to
individual merchants for business operations should fall to EDCO and other
local husiness organizations or associations that are actively
participating in revitalization. County government should perform certain
¢critical roles and functions in initiating and supporting these business
development activities, however. There are three different ways in which

the County should asasist the business development needed for revitalization
in Eegex:

o  in assisting the community te organize for
revitalization, help establish a local pusiness
development committee or task force, with central roles
for local business organizations and the more
experienced and successful merchants, (this stage
should be essentially complete in Essex);

(] coordinate existing husiness development resources and
tachnical capabilities of government and cther agencies
and institutions into a County-directed program for
business development in revitalization areas;

o previde financial assistance to local organizations and
to businessea for business development activities
{e.q., working capital for expanded inventory or
uwpgraded fixtures and equipment} when not available
from other sources.

Baltimore County is, in fact, successfully addressing the first two of

these three needs through its established commercial revitalizatien

program, and its support and assistance to bodies such as EDCO. an example

of the County's financial assistance to these organizations ies its new

brogram to help fund local development company advertising and marketing of

vagant space, special store discount days, and other promotions. EDCO,
example, will spend $5,000 in County funds

for

for a promotional brochure ol
Esgex and other marketing activities.
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Baltimore County has not yet extended financial assistance to
individual firms for these types of activities, however. Direct financial
assistance by government to private business, especlally for business
development and working capital, is a sensitive issua. Technical
assistance and guidance should be a condition for financial assistance.
Loan programs and aid in securing conventional financing should be the
preferred forms of finaneclal assistance. The channeling of aid through
local organizations is alse desirable. Other difficult issues that may
arise could includae how to deal with marginal or inappropriate businesses
that should not be encouraged to remain in operation, and how to assist
bugines=zes that may have to relocate as a result of revitalization

improvements or activities.

It is recommended that the County help provide technical and financial
assistance for the two types of business davelopment activities that are
needed for the revitalization of Essex: promotion and marketing of the
commercial center as a whole; and merchandising and marketing assistance

for individual merchante and entrepreneurs in the area. Among activities

recommended for consideration are:

o the formation of a County business development
technical as=zistance team {as part of a larger team for
commercial revitalization) enlisting the assistance,
participation and services of government agencies and

departments, economic development organizations, and
other institutions;

o financial support to local organizations for promotion
and marketing, e.g., in the form of loans to be repald
from dues or assessments of area businesses, and/or

non-financial support such as staffing and technical
asgistance;
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o the development, utilizatiocn, or possibly funding, of
educational programs, courses, or seminars on business
techniques and practices for firms in ravitalization
areas; this can be done in cooperation with local
chambers of commerce or other organizations, and with
colleges or other institutions;

© aspistance to buginesses in finding sources of working
capital, e.g., through Small Business Administration
programs for firma that can gualify, and direct

assistance (loans) for those firms of promise but
without other finanecial resources;

o & revolving loan fund as the chief vehicle for direct
County financial assistance to revitalization area
erganizations or firms for busipess development; loans
could be at low interest rates to fund the activities

described here, or as a contingency source to aid firms

in the avent of necassary dislocations or other
wnforeseen avents due to revitalization; in short,
Baltimore County should congider extending existing
loan programs for property improvement to business
development activities and working capital, or funding
new programg for that purpose;

o business development assistance as mandatory (unless-
judged unnecessary} for business acgepting County
financlal assistance for working capital cr for

physical improvements, to protect the public
investment.

Program Regources For Esgex

The discussion above provides a checklist of possible revitalization

tools and agency roles that may need te be beefed up or incorporated in

revitalization activities by EDCO and Baltimore County.

coursge,

agencies, whose missions are highlighted below, beginning with EDco;
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Essex Development Corporation (EDCO)

Frovides site location, referrals to non-profit and
government agencies for coungeling and design
agsistance for Property improvements, Also helps plan
for capital improvements in Essex Revitalization
District,

Central Maryland Small Business Development Center (SBDQ)

Provides free businessg counseling for buginess plansa,
marketing, financing. Lppointments are set up through
EDCO office,

RBaltimere County Chamber of Commerce

Provides free counseling for small businesseg, similar
to SBDO,

Essex-Middle River Chamber of Commerce

Provides network of loecal businegses. Holds seminars
regarding taxes, personnel issues, marketing, ete.
Seminars are held approximately twice per year. Holds
monthly membership meetings.

Baltimore County Economic Development Commission

Provides access to public financing such ag Baltimore
County Revitalization Area Fund {low interest loans for
property improvements in revitalization areas) and
Maryland Housing Rehabilitation Program (property
improvements),

Baltimore County Career Development Canter {formerly
Eaptside Occupational Training cCenter)

Provides trdining for workers in a variety of sgkills
{electraonics, drafting, office technology).



